
County of Loudoun

Department of Planning

MEMORANDUM

DATE: April 2, 2010

TO: Loudoun County Planning Commission

FROM: Judi Birkitt, Project Manager

SUBJECT: April 7, 2010 Planning Commission Work Session
Kincora Village Center, ZMAP 2008-0021

AGENDA:
A. Land Use

1. Land Use Mix
2. Residential Uses
3. Retail
4. Office
5. Civic Space

B. Phasing of Uses
C. Transportation Phasing
D. Zoning
E. Environmental
F. Historic/Archaeology
G. Design

The purpose of the April 7, 2010 work session is to consider the application’s remaining
outstanding issues. Attachment 1 provides staff responses to the Planning
Commission’s questions and requests for additional information from previous work
sessions. Please refer to the previously provided Proffer Statement dated January 13,
2009 and the Concept Plan.

BACKGROUND:

The Planning Commission held a public hearing on the above-mentioned application on
October 15, 2009. Planning Commission discussion included land use, whether the
southern portion should be removed from the PD-MUB rezoning request, the phasing of
uses, how the Kincora special exception would be integrated with the rezoning
application, and whether schools, libraries, and parks were available to serve the
proposed residential uses. Staff discusses these comments and questions within the
text of the related land use issue below. The Commission voted 8-0-1 (Brodrick—
absent) to forward the application to work session for further discussion.
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The Planning Commission held a work session on this application on January 14, 2010.
During the work session, Ben Mays, Chief Financial Officer, and Jack Roberts, County
Attorney, provided the Commission an overview of the Route 28 Highway Improvement
Tax District and Community Development Authorities (CDAs). At its February 4, 2010
work session, the Planning Commission discussed the application’s outstanding land
use issues. A subsequent work session was held on March 10, 2010, for the purpose of
discussing transportation issues and the Broad Run Toll House and bridge ruins.

Keynote Employment Land Use Mix – The anticipated Keynote Employment
land use mix and the proposed land use mix are shown in Table 1 below. The
estimated floor area is based on a 0.4 floor area ratio (FAR).

Residential - The presence of residential uses are a major discrepancy between
the Keynote Employment land use mix and the applicant’s proposed land use mix.
The applicant proposes 1,400 multi-family residential units. Keynote Employment
Centers, as defined in the Revised General Plan (RGP), do not include residential uses,
and the subject site is not located in an area within the Route 28 Tax District where
residential uses are permitted. Since the area is not planned for residential uses,
services such as schools, libraries, and parks have not been planned or provided
to serve the residents. This is particularly important given the poor road access to
the west that will continue until Gloucester Parkway is constructed.

Residential Density – The proposed number of residential units (1,400) is double
what is recommended in the RGP. Within a Regional Office development, RGP
policy recommends that residential uses occupy a maximum of 25% of the land
area at densities between 8 and 16 units per acre and yielding a maximum of 720
dwelling units, which is 680 ess than what is being proposed.
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In addition to not being envisioned in areas planned for Keynote Employment or within
this area of the Route 28 Tax District, the proposed residential uses raise the following
concerns:

Capital Facilities - The capital facility impact of the proposed development is
$33,261,200. The applicant’s proffers propose that funds for capital facilities be
directed towards transportation improvements. The applicant also proposes land
dedications and other proffers that do not qualify under the County’s capital
facilities proffer guidelines. The applicant provided a Draft Capital Facilities
Contribution sheet dated January 4, 2010.

Since the March 10, 2010 work session, staff has completed the evaluation of the
applicant’s appraisal for the public use site. The evaluation indicates that the
appraisal was based upon the existing PD-IP zoning, rather than the planned land
use of Keynote Employment. Without further information, staff estimates the value
of the public use site at $2,831,400.

Open Space Preservation Program - The applicant is not currently participating in the
Open Space Preservation Program. To offset the demand created by the proposed
increased concentration of residents in an area where residential development is not
permitted, the open space calculations for residential projects may be more appropriate
in this case, which calls for a contribution of $4,721,500 to $6,212,500.

Rather than count towards capital facilities credits, as is proposed, given that the
preservation of the Broad Run floodplain is a County priority, staff credits the Broad Run
floodplain dedication towards meeting the open space easement contribution.

Unmet Housing Needs – There are two issues with the applicant’s unmet housing
needs proffers.

 All of the 140 proffered units could be for renters with an income of up to
100% of the Washington Metropolitan AMI ($102,700 effective March 19,
2009), which equates to a market rate unit at $2,500/month rent.

 The proffered residential units do not address the County’s largest segment of
unmet housing needs—those with incomes below 30 percent of the
Washington Metropolitan Area Median Income (AMI) ($30,810).

Possible solutions include: (1) Revising the proffers to provide units specifically for
those with incomes below 30 percent of the Washington Metropolitan AMI. (The
County Attorney is currently reviewing staff’s proposed unmet housing needs proffer
revisions. Staff’s suggested unmet housing needs language will be provided at the April
7, 2010 Planning Commission work session.) or (2) Making a contribution to the
County’s housing trust fund. In the past, the County has accepted $500 per market
rate unit (1,312 x $500 = $656,000) (Example: Arcola Center).
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Commercial Retail and Service Uses

There are three primary commercial retail and service use land use issues that pertain
to the amount and the scale of proposed uses and the number of hotels.

Amount of Commercial Retail and Service Uses – Table 2 compares the proposed
amount of commercial retail and service uses with Revised General Plan policy.

TABLE 2. COMMERCIAL RETAIL AND SERVICES USES
POLICY PROPOSAL

Northern
portion of site

5%
(of the total office uses)

93,610 sq. ft. 45% 844,825 sq. ft.

Southern
portion of site

5%
(of the total office uses)

47,500 sq. ft. 3% 29,000 sq. ft.

TOTAL 141,110 sq. ft. 873,825 sq. ft.

The proposed amount of retail for the northern portion of the property is 6 times the
amount recommended in the Revised General Plan. Retail uses should serve the
convenience and personal service needs of the business community. Staff recommends
reducing the amount of retail uses on the overall property to a total of 5% of the total
office floor area in the development, which would be 114,110 square feet.

Large-Scale Free-standing Retail - The Revised General Plan does not support large-
scale free-standing retail (over 50,000 square feet) on the subject property (neither for
Keynote Employment nor Regional Office Centers). The current proposal includes the
following:

 1 grocery store - up to 60,000 square feet
 1 health and fitness center - up to 60,000 square feet
 1 specialty retail store (outdoor recreation) - up to 60,000 square feet
 Other individual stores - up to 30,000 square feet

As currently proposed, there is no assurance that the site will develop with the
small scale retail uses envisioned for a pedestrian-oriented mixed-use
development. Staff suggests revising Proffer IB2 to state that no less than half of the
proposed non-hotel commercial retail uses will be located within mixed-use buildings
containing two or more different uses. Staff recommends removing large-scale free-
standing retail from the project. These larger-scale retail stores would be competing with
existing retail uses in the area, including Dulles Town Center, which is designated as
the County’s “urban center”. Without a market study that indicates otherwise, Staff has
concerns whether the market could support additional large-scale free-standing retail.

How many hotels are acceptable? Since the public hearing, the applicant has reduced
the proposed number of hotels from 3 to 2, one of which is proffered to be Full-Service.
At Staff’s request, the applicant is also proffering that the meeting rooms within the full
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service hotel will occupy a minimum of 3,500 square feet and the sit-down restaurant
will contain a minimum of 3,500 square feet. The applicant has also decreased the
number of total hotel rooms to a maximum of 570 and reduced the maximum floor area
devoted to hotel uses to 475,000 square feet. Staff finds that one Full-Service hotel
within the development may be reasonable. The proffered restaurant and meeting
rooms within the proposed Full-Service hotel would be employment supportive.

Office Uses

The Revised General Plan anticipates 4 million square feet of office on the subject
property, due to its prominent location within a a major employment corridor. Of the 3.7
million square feet of office uses proposed as part of this application and the approved
special exception, there is no assurance that more than 800,000 square feet of office
uses will be developed.

Staff recommends the applicant commit to higher intensity office uses fronting Pacific
Boulevard in the early phases of the development to ensure that office uses are not only
the predominant uses on the site, but also the predominant feature when viewed from
periphery roads.

Civic Space

There are two issues with the applicant’s proposed civic space:

How the Civic Space is Calculated – As proffered, the minimum amount of civic space is
calculated incorrectly. The Revised General Plan (RGP) calls for 5% of the gross land
area to be public and civic uses. The applicant proffers to provide a minimum of 5% of
the total floor area, which would be less than policy recommends. The proffers need to
be revised to base the amount of civic space on the gross land area rather than the total
floor area, so that the amount of civic space is provided according to RGP policy.

Types of Civic Space – As defined in the Revised General Plan, civic space includes
community centers, small churches, fire and rescue facilities, schools, non-profit day
care centers, plazas, public art, and entrance features. The applicant proffers a 10,000
square foot central plaza and a five-acre public use site (fire and rescue facility) that
may fulfill the civic space requirement. Beyond that, the applicant has not committed to
specific types, sizes, locations, or phasing for proposed public and civic uses. Staff
recommends that the application specify the size, location and phasing of all proposed
civic space, clearly identifying the civic space on the Concept Plan and quantifying the
areas on the Concept Plan Tabulation Sheet. Staff notes that a school and community
center would be appropriate civic spaces for this particular site. Staff also recommends
that the proffers be revised to include only those uses that meet the definition of civic
space as identified in the RGP.

Further, the applicant proffers a 2-acre site for a performing arts center, but the proffers
relieve the applicant of the 2-acre dedication if a similar facility is located within a 5-mile
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radius. If the applicant wishes to count this towards meeting the civic space
requirement, the proffers need to be amended so that the 2-acres will be devoted to
some other civic amenity if the performing arts center is not located on site.

Phasing of Uses

The table below summarizes the applicant’s proposed phasing for the overall
development.

Table 4: Proffered Phasing Linking Non-Residential
Uses to Residential Development

Use1 Phase 1 Phase 2 Phase 3

Office
Minimum 150,000 sq. ft. Minimum 800,000 sq. ft.

No further linkage
limitation on timing
of residential uses
once occupancy
permits have been
issued for more
than 1,500,000
square feet of non-
residential uses on
the rezoning
property and/or the
special exception
property

4% of the total office uses 22% of the total office uses

Commercial
Retail and
Service

Up to 630,000 square feet Up to 700,000 square feet
67% of the total
commercial retail and
service uses

74% of the total commercial
retail and service uses

Total Non-
residential

780,000 square feet 1.5 million square feet
16% of the total non-
residential uses

32% of the total non-
residential uses

Residential
Up to 928 dwelling units

Up to 1,153 dwelling units
82% of the total residential
uses

66% of the total
residential uses

Up to 1,303 dwelling units2

93% of total residential uses
1May include non-residential development approved with the SPEX 2008-0054 (baseball recreational
complex)
2If a zoning permit has been issued for the baseball stadium proposed with SPEX 2008-0054, then the
applicant may develop up to 1,303 dwelling units as part of Phase 2.

There are two issues with the applicant’s proposed phasing:

Compliance with the Revised 1993 Zoning Ordinance - The proposed phasing does not
appear to comply with Section 4-1355(1), PD-MUB Development Standards, of the
Revised 1993 Zoning Ordinance, which states:.

“Employment Uses.1 At least 40% of the total floor area of the district shall be
devoted to uses listed in the Employment use category. Employment uses shall
always have the largest percentage of floor area in the district.”

1Sections 4-1353(A) of the Revised 1993 Zoning Ordinance, Permitted Employment Uses: (1)
offices, administrative, business or professional and (2) research and development. Section 4-1354
Special Exception Employment Uses: (1) flex-industrial uses (2) manufacturing, processing, fabrication
and or assembly of products, and (3) wholesale trade establishment.
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As proffered, employment uses comprise 40% of the total floor area of uses overall.
However, as phased, employment uses would not always have the largest
percentage of floor area.

Consistency with the Revised General Plan - Within a Keynote Employment or Regional
Office development, the Revised General Plan states that office uses should be the
predominant use. The Retail Policies further direct developing retail uses on a pro-rata
basis in proportion to the office uses as construction occurs. The proposed phasing is
inconsistent with these policies as described further below:

Residential and Commercial Retail and Service Uses – The first two phases are heavy
on residential and retail uses, and light on office uses. Staff recommends decreasing
the amount of residential and retail uses in each phase while increasing the amount of
office uses.

Further, the applicant’s proffer statement does not address when the proposed hotels
would be constructed. The hotels are included within the Commercial Retail and Service
Uses on the proposed phasing table above. Because a full-service hotel would be
employment supportive to the office uses, office uses should be constructed first to
establish an employment base for the hotel to support.

Office Uses - By the end of Phase 2, the residential and office uses are near the
proposed maximums, and the proffers provide no further linkage between residential
and non-residential uses once occupancy permits have been issued for more than 1.5
million square feet of non-residential uses; that include the property that is the subject
of this rezoning application and the previously approved special exception application.
To ensure a balance of uses in each phase with office as the predominant use, staff
recommends that office uses comprise 50% of the uses within each phase.

TRANSPORTATION

The proposed development would generate 1,061 additional AM peak hour trips, 1,662
additional PM peak hour trips, and 20,859 additional daily trips over the approved
development on the site under the current zoning. Applicant given the short timeframe
within which this information was submitted (March 31, 2010).

Staff received clarification regarding the traffic study’s assumptions. Certain portions of
the surrounding road may not be as severely impacted by the proposed road network as
initially indicated, but it is still the case that the Waxpool Road corridor will continue to
operate beyond capacity in peak hours without alternate road connections across Broad
Run. Construction of the Gloucester Parkway connection across Broad Run would
provide the most relief to Waxpool Road, while construction of the Pacific Boulevard
connection across Broad Run would provide lesser relief. Therefore, while staff no
longer finds the previously recommended off-site improvements necessary to mitigate
site-generated traffic impacts, staff still recommends the acceleration of the proposed
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Gloucester Parkway connection to an “up front” improvement (prior to Phase 1 of the
development), as discussed further below.

Transportation Phasing - One outstanding transportation issue remains pertaining to
the timing of transportation improvements. The two key regional road connections
associated with this application are the Gloucester Parkway connection to Loudoun
County Parkway and the Pacific Boulevard connection north to Russell Branch
Parkway. The applicant has submitted a proposal to the Board of Supervisors for a
Community Development Authority (CDA) that if approved, would finance the
construction of these two roadways within three years of establishment of the CDA.

At issue is that without a CDA, the proffered timing of improvements does not mitigate
the traffic generated by the development. The proffered trigger for the Gloucester
Parkway connection is upon issuance of zoning permits for 2,400,001 square feet of
non-residential uses. All of the hotel rooms, all of the residential dwelling units, and all of
the retail uses could be developed before the Gloucester Parkway connection would be
constructed.

Should Pacific Boulevard be the connection made initially, then all of Pacific Boulevard
through the site would need to be constructed as a four-lane facility initially as it would
be the sole connection across Broad Run, and additional discussions regarding the
acceleration of the phasing of the Gloucester Parkway connection from its currently-
proposed trigger in Phase 3 of the development to sometime in Phase 2 would be
necessary.

Per the Commission’s request, staff is preparing a compilation of selected relevant
transportation proffers for other approved projects in the area; this information will be
distributed to the Commission at the meeting on April 7, 2010.

ZONING

There are three primary Zoning issues as follows:

Compliance with the Revised 1993 Zoning Ordinance, Sections 4-1351, Purpose
and Intent, and 4-1355(I)(1) Concept Development Plan - Land Bays Q and N are
separate from the core of the mixed use development, contrary to the purpose and
intent of the PD-MUB zoning district, and the Concept Plan does not exhibit a compact
development pattern for Land Bays Q and N, as required by Section 4-1355(I)(1),

The applicant recognizes that the proposed uses within Land Bays N and Q are more
consistent with the PD-OP (Planned Development – Office Park) zoning district (and with
Keynote Employment policies). Due to time constraints, rather than revise the application
with the southern portion of the property proposed for PD-OP, the applicant would like to
include proffers that would achieve the intent of the PD-OP district on the southern
portion of the property.
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Staff recommends excluding the southern portion of the property from the PD-MUB
rezoning request and revising the application to request PD-OP on the southern portion
of the property.

Compliance with Section 5-1508 of the Revised 1993 Zoning Ordinance. Very
Steep Slopes - The extension of Pacific Boulevard appears to impact very steep slopes,
which is prohibited by the above-referenced ordinance.

Zoning Modifications - Staff does not support two of the Zoning Ordinance
modifications. However, staff continues to have discussions with the applicant regarding
these two modifications:

 Section 5-1413(C)(1)(a) and (2)(a) to reduce the landscape strip between a
parking lot and the abutting property line or right-of-way from 10 feet to 4 feet -
Staff is concerned that the reduced planting area will not support healthy canopy
trees and sustained growth.

 Section 4-1358(C) to reduce the planting density of street trees from 1 tree per
25 feet to 1 tree per 44 feet with on-street parking and 1 tree per 35 feet without
on-street parking – Staff continues to request additional information illustrating
the constraints (utilities, sight distance, streetscape amenities) that justify the
reduced number of trees.

Staff continues to advise the applicant to remove the FSM and LSDO modifications from
the Proffer Statement and Concept Plan. As the procedure for processing these is
during site plan review when more detailed engineering drawings are available for
evaluation, staff has not reviewed them within the context of this rezoning application.

ENVIRONMENTAL

Protection of Herons - During a recent site visit for an application on an adjacent
property and a follow-up site visit on the Kincora, eleven additional heron nests were
identified approximately 600 feet upstream of the heron rookery on the bank of Broad
Run on the Kincora property. The Virginia Department of Game and Inland Fisheries
(DGIF) has indicated that the agency will extend the boundaries of the colony to include
the new nesting area. In light of this new information, staff recommends that the 700-
foot and 1,400-foot buffers be revised on the Concept Plan to account for the new
nesting area. The revised 700-foot buffer does not appear to affect the Kincora
development, considering the area is designated as a Riparian Reforestation Area.
However, the 1,400-foot buffer extends farther into Land Bay C and would preclude a
larger area from construction activities during the nesting season.

HISTORIC/ARCHAEOLOGY

Broad Run Toll House and Bridge Ruins - At the March 10, 2010 Planning
Commission work session, the Commission requested that staff work with the applicant
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to articulate a Pacific Boulevard envelope that would include the two more southern
alignments and eliminate the northernmost alignment so that the Broad Run Toll House
and bridge ruins could be preserved in place. The applicant noted at the meeting that
avoiding the 0.83-acre historic property entirely may not be possible due to engineering
and topographical considerations.

At a March 18, 2010 meeting with County staff, the applicant provided an updated
illustrative that shows a reduced envelope that excludes the alignment that would most
impact the toll house; the envelope does include the northeastern tip of the Toll House
property. Staff notes that the road alignment could encroach onto the property
approximately 50 feet and could come within approximately 100 feet of the Toll House.

Staff recommends that the applicant include proffer language stating that, if right of way
is needed within the parcel boundary of the property, the right of way, including the
limits of clearing and grading for road construction, will not occur within a maximum of
150 feet of the Toll House or the bridge remains. Staff notes that any encroachment into
the property will have an impact on the County’s historic site district designation for this
property and coordination with the County’s Historic District Review Committee will be
required.

DESIGN

As currently proposed, several elements of the proposed site layout and design are
inconsistent with the Revised General Plan design objectives

Large-scale Retail Buildings - Should the Planning Commission wish to consider large-
scale free-standing retail, it is critical that proffers demonstrate that the large-scale retail
uses will:

 Be located internal to the site with no frontage or signage on Route 28, Pacific
Boulevard, and Gloucester Parkway (or strategically situated for visibility from
these roadways).

 Be subject to architectural and design
standards that ensure that these larger
buildings are masked and do not look or
function like large-scale free-standing
buildings. (i.e., multi-story building, multiple
façade treatments giving the appearance of
smaller scale retail uses, etc.). Staff
recommends the design technique to the right to visually integrate larger buildings
with the pedestrian-oriented

Central Plaza - Staff continues to recommend locating a plaza at the terminus of
Road 6 providing a focal point for the community. Staff further recommends revising
Proffer IH to state that the plaza within Land Bay J will be provided prior to or

Graphic 4. Large-scale, free-Standing
Retail Design Solution
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concurrent with the issuance of an occupancy permit for either the 401st residential
dwelling unit, inclusive of the “ADU-Equivalent” Units and the Unmet Housing Need
Units or the 325,001st square foot of non-residential uses. prior to of concurrent with
issuance of an occupancy permit for Land Bays A or F.

Building Placement and Orientation - To promote pedestrian activity, buildings
should be placed close to the street with maximum setbacks and the primary
entrance should face the street rather than surface parking or parking structures.
Based on the information provided it appears that Roads 2, 6, 8, and 9 (if
realigned) will serve as the project’s primary pedestrian streets, while Roads 1, 3,
4, 5, 7, 10, 11, and 12 will serve as the secondary pedestrian streets. Buildings that
are setback far from streets with large surface parking lots placed at the front
signals to the pedestrian that they are in an automobile-dominated environment
that does not cater to pedestrian mobility and safety. To create an interesting and
varied street environment, staff continues to recommend the applicant revise the
submitted proffers and Design Guidelines to include the following:

 Prohibiting principal entrances from facing a parking structure or surface
parking;

 A minimum of 80% of all block frontages along Roads 2, 6, 8, and 9 will be lined
with buildings. Open spaces such as plazas, courtyards, public greens, and
other outdoor gathering spaces will be excluded from the calculation; and

 Retail and commercial service uses will be oriented so that they are not visible
from Route 28, Pacific Boulevard, and Gloucester Parkway.

Streets - Staff maintains that the primary pedestrian corridors for the development
are Roads 2, 6, 8, and 9. The development of the streetscape along these roads is
important in order to traffic and provide a pedestrian-friendly environment. In the
third referral, staff recommended committing to no curb cuts along these streets
except for the provision of hotel entrances, if applicable. Staff continues to
recommend committing to no curb cuts along Roads 2, 6, 8, and 9, except for the
provision of hotel entrances, if applicable. Staff recommends the applicant commit to
streetscape requirements along Roads 2, 6, 8, and 9 that contain no curb cuts, except
for the provision of hotel entrances, if applicable. Staff recommends the applicant
incorporate a more pedestrian-friendly ROW design for Roads 1 and 2 incorporating
breaks in the median with pedestrian crossings.

Staff continues to recommend revising the Concept Plan, aligning Roads 8 and 9 to
create a full intersection with Roads 2 and 6. Staff recommends revising the Concept
Plan to align Roads 8 and 9 where they intersect with Roads 2 and 6. Staff does not
support modifications to the Facilities Standards Manual that would permit the offset of
Roads 8 and 9.

Building Heights - The applicant has revised Proffer II, Building Heights to provide
the minimum height or stories of buildings adjacent to Route 28 and Pacific
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Boulevard. Staff notes that Proffer II provides that buildings with frontage along the
west side of, and within 100 feet of Pacific Boulevard within Land Bays B, F, and J
with no intervening buildings between such buildings and Route 28, shall be
constructed to a minimum of 4 stories or 50 feet. However, staff notes that Proffer
VL1 permits buildings in Land Bays B, F, J, and N fronting on Route 28 or Pacific
Boulevard to be setback a maximum of 150 feet. To ensure the Route 28 Corridor
develops as an employment corridor as envisioned by the Plan, staff recommends
removing “and within 100 feet” from Proffer II to ensure that all buildings fronting
Pacific Boulevard will be a minimum of 4 stories or 50 feet in height.

Parking - To mitigate the impacts of parking on the development, staff continues to
recommend:

 Revising Sheet 17 to show parking area screening adjacent to Roads 8,9,11,
and 12.

 the applicant revise the submitted proffers and Design Guidelines to include the
following:

 Prohibiting surface parking at full build-out adjacent to Roads 2, 6, 8, and 9
 Shielding parking structures at full build-out with liner buildings along Roads 2

and 6;
 Locating parking to the rear of the buildings they serve, within the interior of

blocks, with access from alleys or streets which do not conflict with pedestrian
access. The only exception will be for Pacific Boulevard and Route 28; and,

 Prohibiting parking structures at full build-out from locating along blocks where
the parking structure is the sole use.

Design Guidelines – The applicant’s design guidelines contain several sections that
would not be enforceable. In many cases, this could be resolved by changing “should”
to “shall”. Within the Community Planning referral, staff has also identified
discrepancies between the Concept Plan and the design guidelines and has provided
other recommended revisions.

PROFFER AND CONCEPT PLAN REVISONS

There are a significant number of plat revisions and suggested proffer changes that
need to be completed prior to the Board of Supervisors taking action. Refer to the
attached referrals for a complete list.

STAFF RECOMMENDATION

Staff cannot support the application. Current land use policy does not support
residential uses within areas planned for Keynote Employment or within this area of the
Route 28 Tax District. The land use mix and the proposed amount and scale of retail
are inconsistent with Revised General Plan policies. Transportation phasing does not
provide the needed transportation connections early enough in the project to mitigate
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the impacts of the traffic generated by the use. Several aspects of the site layout and
building design are inconsistent with the Revised General Plan policy guidance. The
Design Guidelines contain numerous sections that are not enforceable. Additionally,
many Concept Plan and the Proffer Statement revisions are needed.

SUGGESTED MOTIONS:

1. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to the Board of Supervisors with a recommendation of denial based on the
following Findings for Denial:

OR,

2. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to the Board of Supervisors with a recommendation of approval, subject to the
Proffer Statement dated January 13, 2010 and based on the following Findings for
Approval:

__________________________________________________________________
__________________________________________________________________
________________________________________________________________

OR,

3. I move an alternate motion.

ATTACHMENTS:

1. Staff Responses to Planning Commission Questions
2. Findings
3. Referrals:

a. Community Planning Referral (March 30, 2010)
b. Zoning Administration Referral (March 26, 2010)
c. Environmental Review Team (March 15, 2010)
d. Historic/Archaeology Referral (April 1, 2010)
e. Proffer Referral Team (March 3, 2010)
f. Construction and Waste Management (March 3, 2010)
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STAFF RESPONSES TO
PLANNING COMMISSION QUESTIONS

1. Has ERT reviewed the 3 possible Pacific Boulevard alignments?

ERT has reviewed the alignments. While the alignment that would impact the toll
house could result in less environmental impacts by grouping new impacts with
previous impacts associated with the Route 7 exit ramp, ERT supports preservation
of the toll house and prefers the blue or westernmost alignment.

2. Will future widening of Route 7 result in additional encroachments into the
Broad Run toll house property?

Since the previous work session, staff has confirmed with VDOT that Route 7 could
be widened to 8 lanes without shifting the right-of-way southwestwardly towards the
toll house. Any widening would trigger Section 106 review to examine potential
impacts that such widening could have upon the toll house, and any expansion to
the southwest would likely have an undue impact upon the toll house. Therefore,
VDOT provided two likely widening scenarios in which the existing wall adjacent to
the toll house would remain in its current location.. (1) In order to construct the
additional lanes within the existing right-of-way between the bridges, a design waiver
would be needed to reduce the width of the shoulders. Avoidance of the toll house
would be justification for narrower shoulders. (2) Without a design waiver, 8 lanes
plus full-width shoulders could be achieved by reconstructing the north side of the
bridge.

5. Could the site support more office?

The site could support more office. The zoning district allows for an FAR of up to
1.0. The maximum height advertised for the Planning Commission public hearing
was 160 feet. The Office of the County Attorney advises that as long as it has been
publicly heard at the Planning Commission and not yet advertised for the Board of
Supervisors, increased building heights and floor area could be reflected in the
Board ad.

6. Provide an overview of the Kincora Special Exception (SPEX 2008-0054)?

The special exception requested approval of a 75,000 square foot recreational
facility for use by a professional minor league baseball team, 901,211 square feet of
office uses in 8 buildings, and 74,000 square feet of auxiliary uses, such as
restaurants, personal services, and banks. The special exception area is an
approximately 60.27-acre portion of a larger 314-acre parcel that is the subject of
this rezoning application. A recreational facility is a special exception use within the
PD-IP (Planned Development – Industrial Park) zoning district under the 1972
Zoning Ordinance and does not require a Planning Commission recommendation.
The table below describes to two proposed development phases.
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Table 1.
Kincora Special Exception Land Use and Phasing

7. How does the proposed land use mix compare with other mixed use
developments?

The table below provides a comparison of the proposed application’s land use mix
with other approved developments within Loudoun County. Staff notes that Dulles
Town Center was reviewed under the Urban Center Policies, Loudoun Station and
Moorefield Station under the Transit Oriented Development policies, and One
Loudoun and Lansdowne Village Greens under the Town Center policies.

Table 2.
Land Use Mix Comparison

In association with the Route 28 Comprehensive Plan Amendment, staff is currently
preparing information on the land use mix of mixed-use developments outside of
Loudoun County. If that information is completed prior to the April 7, 2010 work
session, staff will make it available to the Planning Commission to assist in
evaluating this application.

Phase Recreational Facility
Floor Area

Office
Floor Area

Auxiliary Floor
Area

Total Building Floor Area

Phase 1
2011

75,000 sf
(5,500 fixed seats/
10,500 capacity)

300,000 sf
(4 buildings)

50,000 sf 425,000 sf

Phase 2
2015

0 601,211 sf
(4 buildings)

24,000 sf 626,211sf

TOTAL 75,000 sf
(5,500 fixed seats/
10,500 capacity)

901,211 sf
(8 buildings)

74,000 sf 1,051,211sf

One
Loudoun

Lansdowne
Village
Greens

Dulles
Town

Center

Loudoun
Station

Kincora

office 1.3 mil sf 1.2 mil sf 2.5 mil. sf 1.7 mil. sf 2.8 mil. sf
commercial
retail service
(includes
hotel)

702,000
sf

782,700 sf 810,000 sf 1.8 mil. sf 873,825 sf

residential 1,040
(265 sfd,
329 sfa,
446 mf)

971
(1,242 sfd,

920 sfa,
3,461 mf)

1,230 mf 1,700 mf 1,400 mf
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8. Compare suburban and urban densities?

The Revised General Plan identifies different densities within the Suburban Policy
Area. Areas planned for residential uses are permitted to develop with densities up
to 4 dwelling units per acre. Densities between 8 and 24 dwelling units per acre are
permitted in mixed-use areas of the Dulles Greenway corridor and in the Urban
Center. Other mixed-use Business developments and Town Center developments
are permitted at densities between 8 and 16 dwelling units per acre. The
development of a Transit-Oriented Development is permitted at densities up to 50
dwelling units per acre.

9. How many ADUs does the County have?

As of December 2009:
Ownership (# built): 1,564 ADUs
Rental (# built): 309 ADUs

Additionally, approximately 2,000 ADUs are approved in the pipeline (unbuilt). All
rental ADUs are multifamily. The ownership or units for purchase are typically single-
family attached. The County also has 8 single-family detached units and 7 duplexes.
Condos are also available for purchase and are typically multifamily (apartment
style) (although the County does have two over two and two over one
configurations).

10.What counts as open space?

Per Revised General Plan policy, a maximum of 50% of the required open space
(16.83 acres) may be satisfied by River and Stream Corridor Resources and no
more than 25% of the open space requirement (8.42 acres) may be considered
“leftover spaces” (i.e., required buffer areas, parking, and street landscaping, etc.).
For the Kincora development the remaining 25% of the required open space (8.42
acres) should be interior open space.

11.What does a Keynote Employment development under the existing policies
look like?

Below are three examples of existing Keynote Employment Centers in Loudoun
County.
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Verizon Campus

AOL Corporate Campus

Orbital Sciences Campus
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FINDINGS FOR DENIAL

1. The proposal is not consistent with the intent, recommended land use mix and
economic strategy for Keynote Employment Centers, as defined in the Revised
General Plan.

2. The Revised General Plan does not support residential uses within Keynote
Employment areas or within this area of the Route 28 Highway Improvement Tax
District.

3. The subject site is not located within any of the three locations specified within
the Route 28 Tax District where residential development is permitted nor is the
site designated for high-density residential uses.

4. Notwithstanding the County’s option to allow residential development to “buy out”
of the Route 28 Highway Improvement District, any further increase in residential
development reduces the viability of the Route 28 Tax District to fund future
roadway improvements.

5. The Revised General Plan does not support free-standing retail uses on the
subject property. There are no design controls to ensure that such uses would
function and appear as part of a pedestrian-oriented mixed-use development.

6. Without a Community Development Authority to finance transportation
improvements, the proffered phasing does not occur early enough in the project
to mitigate the impacts of the proposed development.

7. Land Bays N and Q are disconnected from the rest of the project and do not
meet the intent of the PD-MUB (Planned Development – Mixed Use Business)
district, as set forth in the Revised 1993 Zoning Ordinance.

8. Proffered phasing of uses is inconsistent with the Revised General Plan.

9. The proffered phasing of uses does not comply with Section 4-1355(1) of the
Revised 1993 Zoning Ordinance.






























































































































